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INTRODUCTION 

In the case of Southern Burlington County NAACP v. the Township of Mount Laurel, (commonly 

known as Mount Laurel I), the New Jersey Supreme Court established the doctrine that 

developing municipalities in New Jersey have a constitutional obligation to provide a realistic 

opportunity for the construction of low and moderate income housing in their communities. In its 

Mount Laurel decision, decided on January 20, 1983 (Mount Laurel II), the Supreme Court 

expanded the Mount Laurel doctrine by stating that this constitutional responsibility extended to 

all municipalities in New Jersey. The Court also established various remedies, including the 

“builder remedy” or court-imposed zoning, to ensure that municipalities actually addressed this 

obligation. 

 

In response to the Mount Laurel II decision, the New Jersey Legislature adopted the Fair Housing 

Act in 1985 (Chapter 222, Laws Of New Jersey, 1985). The Fair Housing Act established a Council 

on Affordable Housing (COAH) as an administrative alternative to the courts. COAH was also 

given the responsibility of establishing various housing regions in the state, determining regional 

and municipal fair share affordable housing obligations and adopting regulations establishing 

the guidelines and approaches that municipalities may use in addressing their affordable 

housing need. 

 

Under COAH’s regulations, low income households are defined as those with incomes no 

greater than 50 percent of the median household income, adjusted for household size, of the 

housing region in which the municipality is located, and moderate-income households are those 

with incomes no greater than 80 percent and no less than 50 percent of the median household 

income, adjusted for household size, of the housing region. For the Township of Knowlton, the 

housing region is defined by COAH as Region 2 and is comprised of Warren, Essex, Morris and 

Union counties. In Region 2 the median income for a four-person household is $80,300, the 

moderate-income level is $64,240 and low income is $40,150.   

 

Pursuant to both the Fair Housing Act and the Municipal Land Use Law (MLUL), municipalities in 

New Jersey are required to include a housing element in their master plans. The principal 

purpose of the housing element is to provide for methods of achieving the goal of access to 

affordable housing to meet the municipality’s low and moderate income housing needs. The 

statutorily required contents of the housing element are: 
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a. An inventory of the municipality’s housing stock by age, condition, purchase or rental 

value, occupancy characteristics, and type, including the number of units affordable to 

low and moderate income households and substandard housing capable of being 

rehabilitated; 

b. A projection of the municipality’s housing stock, including the probable future 

construction of low and moderate income housing, for the ten years, taking into 

account, but not necessarily limited to, construction permits issued, approvals of 

applications for development and probable residential development of lands; 

c. An analysis of the municipality’s demographic characteristics, including but not 

necessarily limited to, household size, income level and age; 

d. An analysis of the existing and probable future employment characteristics of the 

municipality; 

e. A determination of the municipality’s present and prospective fair share for low and 

moderate income housing and its capacity to accommodate its present and 

prospective housing needs, including its fair share for low and moderate income housing; 

and 

f. A consideration of the lands that are most appropriate for construction of low and 

moderate income housing and of the existing structures most appropriate for conversion 

to, or rehabilitation for low and moderate income housing, including a consideration of 

lands of developers who have expressed a commitment to provide low and moderate 

income housing. 

 

COAH THIRD ROUND METHODOLOGY 

Unlike the previous two rounds, the Third Round methodology determines a municipality’s 

affordable housing need based on the growth of the municipality.  The need for affordable 

housing in a municipality is calculated through the sum of the following:  

 

• Existing Deficient housing units within the municipality occupied by low and moderate 

income households which is referred to as rehabilitation share; and 

 

• Remaining Prior Round (1987 – 1999) Obligation assigned to a municipality by the Council 

or the court for the period 1987 through 1999; and 
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• The share of the affordable housing need generated by a municipality’s actual growth 

(2004 – 2018) based upon the number of new housing units constructed and the number 

of new jobs created as a result of non-residential development.  

 

The rehabilitation share for affordable housing is the number of existing housing units as of April 1, 

2000 that are both deficient and occupied by households of low or moderate income and is 

calculated by COAH.  The Remaining Prior Round (1987 – 1999) Obligations from the first and 

second fair share rounds have been recalculated to include data from the 2000 Census and are 

also provided by COAH. 

 

With the Third Round Rules, the Council has implemented a growth share approach to 

affordable housing, thereby linking the actual production of affordable housing with municipal 

development and growth, based upon the number of new housing units constructed and the 

number of new jobs created as a result of non-residential development.  

 

When developing a Housing Element and Fair Share Plan to provide affordable housing 

between 2004 and 2018, municipalities may rely on the COAH Growth Projections as the 

baseline for potential growth over the 2004-2018 period. However, the official growth share 

obligation accrued by each municipality as calculated by 2018 will be based on actual 

residential and non-residential growth, not COAH projections.   

 

Projected growth from COAH is converted into the affordable housing obligation, which the 

municipality must plan for by applying the following ratios: 

 

• For every five residential units constructed, the municipality shall be obligated to include 

one affordable unit (i.e. 1 affordable unit in every 5 residential units for inclusionary 

development or 1 affordable unit for every four market rate units).   

 

• For every 16 jobs created, the municipality shall be obligated provide one affordable 

unit. (i.e. 1 affordable unit for every 16 jobs created).  

 

The projected growth share obligation will be converted into an actual growth share obligation 

when the ratios above are applied to market-rate units and newly constructed and expanded 

non-residential developments receiving permanent certificates of occupancy.  
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MUNICIPAL SUMMARY 

Knowlton Township is a 25.3 square mile rural municipality located in western Warren County. It 

has a few small, localized areas of development surrounded by mostly rural, environmentally 

constrained land. Several municipalities border the Township, including the Townships of White,  

Hope, Blairstown, and Hardwick. The Township’s entire western boundary is the State of 

Pennsylvania.  Interstate Route 80 bisects the Township. 

 

According to the Census, Knowlton Township‘s 2000 population was 2,977; a 17.1percent 

increase from the 1990 population of 2,543. The median age in 2000 was 38 years, slightly older 

than the Warren County median age of 37.6 years. The average household size in the Township 

was 2.87 persons in 2000, more than the County average of 2.61.  

 
The housing stock of the Township is predominantly single-family detached dwelling units, with 

two distinct construction periods, 1980 to 1989 and prior to 1939. The Township does not provide 

many jobs, and offers much less employment opportunity compared with other municipalities in 

Warren County.  According to the guidelines established by COAH, Knowlton Township is 

located in affordable housing Region 2, a region that consists of Warren, Essex, Morris and Union 

counties.  

 

According to the Third Round rules Knowlton Township has a Rehabilitation obligation of fourteen 

(14) units and a Prior Round (1987-1999) obligation of fourteen (14) units.  According to the 

growth projections released by the COAH in a publication dated June 16, 2008, it is expected 

the Township will grow by 238 residential units and 193 jobs giving the Knowlton a Growth Share 

Obligation of sixty (60) units.  The Township proposes to address its overall 88-unit obligation 

through the following: 

 

• Continuation of the Township and County Rehabilitation Programs to address 14 unit 
obligation 

 
• Address 14-unit prior cycle new construction obligation by the application of existing 

credits 

• Address the 60-unit growth share obligation by the provision of accessory apartments for 

moderate, low and very low income households; a gut rehabilitation program for 

moderate, low and very low income households; a Buy Down/ Rent Down program; and 

partner with a supportive housing provider for two new projects in the Municipality. 

• Adopt a Development Fee Ordinance to assist in funding affordable housing activity. 
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This report constitutes the Housing Element/Fair Share Plan of Knowlton Township. It consists of six 

parts, as follows: 

 
PART I.  DEMOGRAPHIC CHARACTERISTICS 

PART II.  EXISTING HOUSING CHARACTERISTICS 

PART III.  EMPLOYMENT DATA 

PART IV. FAIR SHARE DETERMINATION 

PART V.             ZONING ANALYSIS 

PART VI.            CREDITS AND ADJUSTMENTS 

PART VII. AMENDED AND REVISED THIRD ROUND FAIR SHARE PLAN 
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I.  DEMOGRAPHIC CHARATERISTICS 

 
POPULATION 

The population of Knowlton Township has grown steadily over the last seventy years, increasing 

every decade since 1930. The population trends experienced in Knowlton Township, Warren 

County and the State of New Jersey from 1930 through 2000 are shown below.  According to the 

2000 US Census, there were 2,977 residents in Knowlton Township in 2000, which was an increase 

of 434 people from the 1990 population.  Knowlton experienced its highest population growth in 

the seventies, eighties, and nineties, while Warren County and the State of New Jersey 

experienced their greatest growth in the fifties, sixties, and seventies.  Knowlton’s population 

count in 2000 represented the greatest on record.  

 
 
Populations Trends, 1930 to 2000 

Year 

Knowlton Township Warren County New Jersey 

Population 
Change 

Population 
Change 

Population 
Change 

Number Percent Number Percent Number Percent 
1930 1,049 - - 49,319 - - 4,041,334 - - 
1940 1,084 35 3.3 50,181 862 1.7 4,160,165 118,831 2.9 
1950 1,260 176 16.2 54,374 4,193 8.4 4,835,329 675,164 16.2 
1960 1,442 182 14.4 63,220 8,846 16.3 6,066,782 1,231,453 20.3 
1970 1,738 296 20.5 73,960 10,740 17 7,171,112 1,104,330 18.2 
1980 2,074 336 19.3 84,429 10,469 14.2 7,365,011 463,899 6.5 
1990 2,543 469 22.6 91,607 7,178 8.5 7,730,188 365,177 5 
2000 2,977 434 17.1 102,437 10,830 11.8 8,414,350 684,162 8.9 

 

 
 
POPULATION COMPOSITION BY AGE  

The age composition of Knowlton Township shifted noticeably since 1990. According to the 2000 

US Census, significant changes occurred in many age groups. While the number of children 

under five years of age decreased by almost 10 percent, the number of children aged 5 to 14 

increased by more than 27 percent, or 104 individuals. The population of young adults in the 25 

to 34 year old range decreased markedly, losing 161 individuals since1990.  The largest increase 

in the Township occurred in the 45 to 54 year old cohort, which experienced a significant 

increase of 79.3 percent. The greatest decrease occurred in the 25 to 34 year old cohort, which 

decreased by 34.4 percent. 

 

 

   9                   



   
    

Population by Age 1990 and 2000, Knowlton Township 
  1990 2000 Change 1990 to 2000 
Population Number  % Number  % Number  % 
Under 5 229 9.0 208 7 -21 -9.1 
5 to 14 384 14 488 16.4 104 27.1 
15 to 24 254 11.3 298 10 44 17.3 
25 to 34 468 15.8 307 10.3 -161 -34.4 
35 to 44 437 19.3 625 21 188 43.0 
45 to 54 261 12.8 468 15.7 207 79.3 
55 to 64 207 8.1 250 8.4 43 20.8 
65 and over 303 9.8 333 11.2 30 10.0 
Total 2,543 100 2,977 100 434 - 

 

 

Warren County also experienced shifts in the age make-up of its population. Like Knowlton, the 

County saw a significant decrease in its young adult population. The 25 to 34 year old cohort lost 

18 percent and the 15 to 24 year age cohort also experienced a moderate loss of 7.8 percent. 

The greatest increase in population was experienced among those 45 and older (a 59 percent 

increase), and the 45 to 54 year old cohort’s population rose the highest, increasing by more 

than 50 percent. Among children, the 5 to 14 year old cohort increased by more than a quarter 

since 1990, while the under five year old population increased by barely more than 1 percent.  

 
Population by Age, 1990 and 2000, Warren County 
 1990 2000 Change, 1990 to 2000 
Population Number Percent Number Percent Number Percent 
Under 5 6,942 7.6 7,032 6.9 90 1.3 
5 to 14 12,270 13.4 15,424 15.1 3,154 25.7 
15 to 24 11,605 12.7 10,695 10.4 -910 -7.8 
25 to 34 15,969 17.4 13,089 12.8 -2,880 -18.0 
35 to 44 14,713 16.1 18,947 18.5 4,234 28.8 
45 to 54 9,938 10.9 14,929 14.6 4,991 50.2 
55 to 64 8,027 8.8 9,115 8.9 1,088 13.6 
65 and over 12,143 13.3 13,206 12.9 1,063 8.8 
Total 91,607 100 102,437 100 10,830 11.8 
 

The median age of the population in Knowlton Township in 2000 was 38 years.  Analysis of age 

group characteristics provides insight into the actual changes in population.  This comparison is 

helpful in determining impacts these changes have on housing needs, community facilities, and 

services for the municipality and the County overall. 
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HOUSEHOLDS 

A household is defined as one or more persons, either related or not, living together in a housing 

unit (i.e. rental apartments, condominiums, houses, etc.).  In 2000, there were a total of 1,046 

households in Knowlton Township, a majority of which was occupied by two or four persons. The 

average number of persons per household for the Township was 2.87, slightly higher than the 

County’s average of 2.61.  Both the Township’s and the County’s largest percentage of 

households consisted of two persons (34.2 percent and 32.3 percent, respectively).  In Knowlton 

Township, this was followed by 4-person and 3-person households (22.1 percent and 16.5 

percent, respectively). 

 
HOUSEHOLD SIZE- Occupied Housing Units - 2000 
Knowlton Township and Warren County 
  Knowlton Township Percent Warren County Percent 
Total Households 1,046 100 38,660 100 
1-person household 148 14.1 9,270 24 
2-person household 358 34.2 12,487 32.3 
3-person household 173 16.5 6,563 17 
4-person household 231 22.1 6,381 16.5 
5-person household 97 9.3 2,804 7.3 
6-person household 27 2.6 798 2.1 
7-or-more-person household 12 1.1 357 0.9 
Average Household Size 2.87   2.61   

 
 
Family households are defined as two or more persons living in the same household, related by 

blood, marriage or adoption.  Most households in Knowlton Township were families, comprising 

85.9 percent of all households. The average family size was 2.87.  The majority of family 

households were married-couple families (70.3 percent); of which about half had children under 

the age of 18 and about half did not.  There were 148 one-person households, making 14.1 

percent of the total. Of the one-person households, the majority (52.7 percent) consisted of a 

male.   

 

In providing more detail of American households, the 2000 Census included sub-groups of non-

traditional households: ‘Other family’ and ‘Nonfamily’ households.  ‘Other family’ households 

have two or more residents with no married couple present. They made up 10.4 percent of all 

households.  Nonfamily households are defined as households that consist of a householder 

sharing the home exclusively with people with whom he/she is not related.  Non-family 

households only comprised 5.6 percent of all households in the Township. 
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Household Size and Type, 2000 
Knowlton Township 
  Total Percent 
Total 1,046 100 
1-person household: 148 14.1 
Male householder 78 52.7 
Female householder 70 47.3 
2 or more person household: 898 85.9 
Family households: 844 80.7 
Married-couple family: 735 70.3 
With own children under 18 years 369 35.3 
No own children under 18 years 366 35.0 
Other family: 109 10.4 
Male householder, no wife present: 38 3.6 
With own children under 18 years 12 1.1 
No own children under 18 years 26 2.5 
Female householder, no husband present: 71 6.8 
With own children under 18 years 44 4.2 
No own children under 18 years 27 2.6 
Non-family households: 54 5.2 
Male householder 18 33.3 
Female householder 36 66.7 
      
Average Family Size 2.87   

 

 

INCOME 

Households in Knowlton Township tended to earn slightly higher incomes compared to both 

Warren County and the State of New Jersey in 1999. The median income in Knowlton Township 

was $63,409, a total of $7,309 more than the County, and $8,263 greater than the State’s 

median income.   

Per Capita and Household Income 1999 
Knowlton Township, Warren County, New Jersey 

  
1999 Per 1999 Median 
Capita ($) Household ($) 

Knowlton Township 24,631 63,409 
Warren County 25,728 56,100 
New Jersey 27,006 55,146 

 

Most households in Knowlton earned a moderate ($35,000) or better income in 1999. More than 

25 percent of the households in Knowlton earned between $50,000 and $74,999, and 17.7 

percent earned between $75,000 and $99,999. In addition, 22.5 percent earned greater than 
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$100,000, with only 19.7 percent earning below $25,000. In all of Warren County, the most 

common income bracket was also the $50,000 to $74,999 bracket, with 23.2 percent of all 

households earning that much. The next most common ranges of incomes, each earned by 

slightly more than 15 percent of the County’s households, were the $35,000 to $49,000 and 

$75,000 to $99,000. 

 

Household Income In 1999 
Knowlton Township and Warren County 
  Knowlton Township Warren County 
  Number Percent Number Percent 
Total households 1,046 100 38,675 100 
Less than $10,000 29 2.8 2,243 5.8 
$10,000 to $14,999 30 2.9 1,944 5 
$15,000 to $24,999 67 6.4 3,252 8.4 
$25,000 to $34,999 80 7.6 3,413 8.8 
$35,000 to $49,999 155 14.8 5,917 15.3 
$50,000 to $74,999 265 25.3 8,974 23.2 
$75,000 to $99,999 185 17.7 5,836 15.1 
$100,000 to $149,999 189 18.1 5,086 13.2 
$150,000 to $199,999 31 3 1,157 3 
$200,000 or more 15 1.4 853 2.2 
          
Median household income $63,409   $56,100   

 

POVERTY STATUS 

In Knowlton, a small percentage of residents lived in poverty in 1999, most of who were of 

working age. Of the 2,977 residents in Knowlton, 103 individuals, or 3.5 percent, lived in poverty.  

Of those in poverty, most (60.2 percent) were aged 18 to 65 years old. Less than 4 percent of the 

individuals living in poverty were considered elderly (over 65), while 36 percent were children 

(under the age of 18). 

Poverty Status 1999 
Knowlton Township and Warren County 

  
Knowlton 
Township Warren County 

  Number Percent Number Percent 
Total persons 2,977 100 102,437 100 
Total persons below poverty level 103 3.5 5,492 5.4 

Under 18 37 36 1,620 29.5 
18 to 64 62 60.2 3,031 55.2 
65 and over 4 3.8 841 15.3 
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HOUSEHOLD COSTS 

The tables below show the expenditures for housing for those who owned and rented in 

Knowlton Township in 2000.  Most people in the Township lived in homes they owned, and 

approximately one third of these owner-occupied households spent 30 percent or more of their 

household income on housing. Among the renters, 37.4 percent of renter-occupied households 

spent 30 percent or more of their household income on housing. General affordability standards 

set a bar at spending 30 percent of gross income for housing costs. 

 

Selected Monthly Owner Costs As A Percentage Of Household Income 
Knowlton Township, 1999 
  Number Percent 
Total owner-occupied  
housing units 726 100 
Less than 15 percent 168 23.1 
15 to 19 percent 111 15.3 
20 to 24 percent 114 15.7 
25 to 29 percent 88 12.1 
30 to 34 percent 87 12.0 
35 percent or more 158 21.8 
Not computed 0 0.0 

 

Gross Rent As A Percentage Of Household Income  
Knowlton Township, 1999 
  Number Percent 
Total renter-occupied 
housing units 107 100 
Less than 15 percent 24 22.4 
15 to 19 percent 5 4.7 
20 to 24 percent 7 6.5 
25 to 29 percent 19 17.8 
30 to 34 percent 3 2.8 
35 percent or more 37 34.6 
Not computed 12 11.2 
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II. EXISTING HOUSING CONDITIONS 

 
HOUSING UNIT DATA 

Knowlton’s housing stock is primarily owner-occupied.  According to the 2000 US Census, the 

Township had a total of 1,028 housing units.  Most units (87.4 percent) were owner-occupied, 

while 12.6 percent were renter-occupied.  Housing construction has slowed since the 1970s and 

1980s. Most of the housing structures (81.7 percent) were built before 1990 and slightly over a 

quarter of all construction occurred before 1940. In 2000, the median age of the housing stock in 

Knowlton Township was 28 years. 

Housing Data, 2000 
Knowlton Township 
  Total Percent 
HOUSING UNITS      
Total- Occupied Units 1,028 100.0 
TENURE      
Owner occupied 898 87.4 
Renter occupied 130 12.6 
YEAR STRUCTURE BUILT      
Total Units 1,138 100 
Built 1995 to March 2000 106 9.3 
Built 1990 to 1994 102 9.0 
Built 1980 to 1989 253 22.2 
Built 1970 to 1979 135 11.9 
Built 1960 to 1969 92 8.1 
Built 1940 to 1959 141 12.4 
Built 1939 or earlier 309 27.2 
Median year structure built 1972   

 

 

HOUSING TYPE AND SIZE 

The housing stock in Knowlton Township is predominantly single-family, detached houses, and 

most structures have at least five rooms.  In 2000, there were 1,001 single-family detached homes 

representing 88 percent of the housing stock. In addition, there were 12 single-family, attached 

houses, and 40 two-family structures. Multi-family housing represented only 1.1 percent of the 

housing stock within the Township, and no single structure contained more than four units.  There 

were also 73 mobile homes in the Township, representing 6.4 percent of the housing stock. 

 

The median number of rooms per unit within housing structures in the Township was 6.6, with the 

largest percentage of structures (23.4 percent) having seven rooms.  Nearly 85 percent of the 

structures had five or more rooms, while only 15.1 percent had four or fewer rooms.   
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Housing Type and Size, 2000 
Knowlton Township 
UNITS IN STRUCTURE  Total Percent 
Total 1,138 100 
1, detached 1,001 88.0 
1, attached 12 1.1 
2 40 3.5 
3 or 4 12 1.1 
5 to 9 0 0.0 
10 to 19 0 0.0 
20 or more 0 0.0 
Mobile home 73 6.4 
Boat, RV, van, etc. 0 0.0 
ROOMS      
1 room 0 0.0 
2 rooms 24 2.1 
3 rooms 17 1.5 
4 rooms 131 11.5 
5 rooms 143 12.6 
6 rooms 231 20.3 
7 rooms 266 23.4 
8 rooms 186 16.3 
9 or more rooms 140 12.3 
Median number of rooms 6.6   

 

 

OCCUPANCY 

There were 107 vacant housing units in Knowlton in 2000, of which approximately half were used 

for seasonal, recreational, or occasional use. According to the 2000 Census, out of the 1,135 

units in Knowlton Township, 1,028 units or 90.6 percent were occupied, while 107 units or 9.4 

percent were vacant.  Of those units that were vacant, 44.9 percent were used for seasonal, 

recreational or occasional use. Other prominent vacant uses included non-specified vacancies 

(27.1 percent), and units that were for sale (15.9 percent).   

OCCUPANCY STATUS, 2000 
Knowlton Township 
  Total Percent 
Total 1,135 100 
Occupied 1,028 90.6 
Vacant 107 9.4 
For Seasonal, Recreational, or Occasional Use` 48 4.2 
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VACANCY STATUS, 2000 
Knowlton Township 
  Total  Percent 
Total 107 100 
For rent 2 1.9 
For sale only 17 15.9 
Rented or sold, not occupied 11 10.3 
For seasonal, recreational, or occasional use 48 44.9 
For migrant workers 0 0.0 
Other vacant 29 27.1 

 
 

HOUSING VALUES AND CONTRACT RENTS 

According to the 2000 US Census, most housing units in Knowlton were valued at $100,000 or 

more, and the majority was financed by a mortgage. Housing values for owner-occupied 

housing units are listed in the table below along with mortgage status data.  Housing units 

valued at the most common price range of $150,000 to $199,999 made up 33.5 percent of all 

the units, followed closely by 31.5 percent valued at  $200,000- $299,999 and 24 percent valued 

at $100,000- $149,999.  Less than 5 percent of the units were valued below $99,000. The median 

value of a housing unit was $179,500. 

 
VALUE FOR ALL OWNER-OCCUPIED HOUSING UNITS 
Knowlton Township 
  Total Percent 
Total 726 100 
Less than $50,000 3 0.4 
$50,000- $99,999 32 4.4 
$100,000- $149,999 174 24.0 
$150,000- $199,999 243 33.5 
$200,000 to $299,999 229 31.5 
$300,000 to $499,999 35 4.8 
$500,000 + 10 1.4 
Median Value ($) $180,300    

 

MORTGAGE STATUS  
Housing units with a mortgage, contract to purchase, or similar debt: 547 
With either a second mortgage or home equity loan, but not both: 161 
Second mortgage only 59 
Home equity loan only 102 
Both second mortgage and home equity loan 7 
No second mortgage and no home equity loan 379 
Housing units without a mortgage 179 
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Of the renter-occupied units, most cost under $900 per month. The median contract rent in 

Knowlton Township in 2000 was $739.  The most common contract rent (27.1 percent of all 

rentals) cost between $750 and $999.  The great majority of contract rents, 84.2 percent, were 

less than $1,500, while only 6 units or 5.6 percent were $1,500 or more.   

 
CONTRACT RENT 2000 
Knowlton Township  
  Total Percent 
Total renter occupied units 107 100 
Less than $200 0 0.0 
$200- $499 3 2.8 
$500-$749 18 16.8 
$750-$999 29 27.1 
$900 to $999 17 15.9 
$1,000 to $1,499 22 20.6 
$1,500 or more 6 5.6 
No Cash Rent 12 11.2 
Median Contract Rent ($) $739    

 
 
HOUSING CONDITIONS 

According to the 2000 US Census, most occupied housing units in Knowlton Township used oil as 

the primary heating fuel. In general, overcrowding (more than one person per room) was not a 

problem, nor were there problems concerning complete plumbing and kitchen facilities, or 

telephone service. The table below details the condition of housing within Knowlton Township 

based on heating fuel, plumbing facilities, kitchen facilities, telephone service and 

overcrowding.  These factors are utilized in determining housing deficiency and general housing 

problems.  According to the data, 67.8 percent of all households used fuel oil or kerosene as its 

heating fuel. Only 4 owner-occupied housing units experienced over-crowding while 19 renter-

occupied units experienced that problem. There were three (3) units lacking in complete 

plumbing facilities, no units lacking in complete kitchen facilities, and only nine (9) occupied 

housing units had no telephone service.  
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Housing Conditions 2000 
Knowlton Township 
  Total Percent 
House Heating Fuel- Occupied housing units     
Total 1,138 100 
Utility gas 9 0.8% 
Bottled, tank, or LP gas 113 9.9% 
Electricity 59 5.2% 
Fuel oil, kerosene, etc. 772 67.8% 
Coal or coke 7 0.6% 
Wood 62 5.4% 
Solar energy 0 0.0% 
Other fuel 11 1.0% 
No fuel used 0 0.0% 
      
Occupants per Room-Occupied housing units     
Total 1,033 100 
Owner Occupants per Room (Over 1.0) 4 0.4 
Renter Occupants per Room (Over 1.0) 19 1.8 
      
Facilities- Total units     
Total 1,138 100 
Lacking complete plumbing facilities 3 0.3 
Lacking complete kitchen facilities 0 0.0 
      
Telephone Service- Occupied housing units     
Total 1,033 100 
No service 9 0.9 
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III.  EMPLOYMENT DATA 

 

Resident labor force and employment in Knowlton has increased in the last ten years. The 

following tables detail changes in employment characteristics from 1997 to 2007 for Knowlton 

Township, Warren County, and New Jersey.  Aside from slowdowns between 2001 and 2003, 

employment in Knowlton Township has risen slowly since the late-nineties. Trends in the Knowlton 

Township unemployment rate have mirrored those seen on the County and State levels. The 

lowest unemployment rate was 3.5 in 1998, and the highest point was 6.7 percent in 2003. Both 

the County and the State of New Jersey also saw increases in labor force and employment over 

the same time span, as well as higher unemployment rates in 2002 and 2003. 

 

Unemployment rarely fully explains employment trends because the unemployment rate often 

undercounts the number of people without work. Two factors make unemployment rates 

inaccurate. The first factor is under-employed workers, such as those who take jobs simply to 

earn money but are not employed at a level commensurate with their skills. Secondly, as workers 

remain unemployed, they may stop looking, become discouraged with the job market, and 

stop being counted in either the total labor force or the officially unemployed. Therefore, to fully 

understand the employment dynamics in Knowlton Township, one must also look at the changes 

in the total labor force. Therefore, while the 1998 unemployment rate of 3.5 percent shows a 

dramatic improvement over the four (4) percent of 1997, the declines seen both in the level 

employment and in the total labor force, indicate that perhaps the number of citizens without 

work is being undercounted. This decline is also seen in the 2007 employment figures. 

 

Employment and Resident Labor Force, 1997 - 2007, Knowlton Township 
   Resident Labor Force Resident Employment Unemployment Unemployment Rate 

1997 1,360 1,306 54 4.0 
1998 1,353 1,305 48 3.5 
1999 1,399 1,348 51 3.6 
2000 1,742 1,673 69 4.0 
2001 1,779 1,695 83 4.7 
2002 1,825 1,706 119 6.5 
2003 1,828 1,705 122 6.7 
2004 1,830 1,723 107 5.8 
2005 1,856 1,756 100 5.4 
2006 1,880 1,775 105 5.6 
2007 1,870 1,774 95 5.1 
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Employment and Resident Labor Force, 1997 - 2007, Warren County 
  Resident Labor Force Resident Employment Unemployment Unemployment Rate 

1997 51,583 49,266 2,317 4.5 
1998 51,312 49,245 2,067 4 
1999 53,043 50,857 2,186 4.1 
2000 55,661 54,042 1,619 2.9 
2001 56,663 54,717 1,946 3.4 
2002 58,038 55,250 2,788 4.8 
2003 58,035 55,166 2,869 4.9 
2004 58,176 55,674 2,502 4.3 
2005 59,091 56,748 2,343 4.0 
2006 59,804 57,349 2,455 4.1 
2007 59,568 57,339 2,229 3.7 

 

Employment and Resident Labor Force, 1997 - 2007, New Jersey 
   Resident Labor Force  Resident Employment Unemployment Unemployment Rate 

1997 4,257,400 4,031,000 226,400 5.3 
1998 4,242,400 4,047,100 195,300 4.6 
1999 4,284,600 4,092,700 191,800 4.5 
2000 4,286,700 4,129,100 157,600 3.7 
2001 4,295,800 4,111,500 184,200 4.3 
2002 4,371,600 4,117,600 253,900 5.8 
2003 4,371,000 4,115,100 255,900 5.9 
2004 4,388,000 4,176,200 211,800 4.8 
2005 4,431,600 4,232,800 198,700 4.5 
2006 4,492,800 4,283,600 209,200 4.7 
2007 4,466,300 4,276,600 189,700 4.2 

 

 

CLASS OF WORKER AND OCCUPATION 

According to the 2000 US Census, the majority of workers (81.6 percent) living in Knowlton 

Township were a part of the private wage and salary worker group. This number included 

people who worked for wages, salary, commission, tips, etc., for a private for-profit employer or 

a private not-for-profit, tax-exempt, or charitable organization. The second largest category was 

government worker (12.6 percent) followed by those who were self –employed (7 percent).  

There were no unpaid family workers in the Township. 
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Class of Worker, 2000 
Knowlton Township 
  Number Percent 
Total 1,561 100 
Private wage and salary worker 1,274 81.6 
Government worker 196 12.6 
Self-employed worker 109 7.0 
Unpaid family worker 0 0.0 

 

Those that worked within the private wage field were concentrated in 

management/professional positions (35 percent) and sales & office occupations (21.9 percent) 

together totaling over 55 percent of all employees.  Other important occupations included 

service (15.5 percent), production, transportation & material moving (14.6 percent) and 

construction, extraction & maintenance (12.2 percent). 

 

Occupation, 2000 
Knowlton Township 
  Number Percent 
Employed civilian population 16 years and over 1,579 100 
Management, professional, and related occupations 553 35.0 
Service occupations 245 15.5 
Sales and office occupations 346 21.9 
Farming, fishing, and forestry occupations 13 0.8 
Construction, extraction, and maintenance occupations 192 12.2 
Production, transportation, and material moving occupations 230 14.6 

 

 

COMMUTING TO WORK 

According to the 2000 US Census, many commuters in Knowlton had long journeys to work. More 

than one-half of the commuters (57.1 percent) traveled 30 minutes or longer to work, and the 

mean travel time to work for Township residents was 38.6 minutes.  A total of 1,180 or about 3 out 

of every 4 commuters traveled less than an hour to work, and 21.7 percent of commuters arrived 

at work within fifteen minutes.  However, others had significantly longer trips to work, as shown by 

the quarter of the residents who commuted for more than an hour to work.  
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Travel Time To Work, 2000 
Knowlton Township 
  Number Percent 
Workers who did not work at home 1,530 100 
Less than 10 minutes 162 10.6 
10 to 14 minutes 170 11.1 
15 to 19 minutes 131 8.6 
20 to 24 minutes 114 7.5 
25 to 29 minutes 81 5.3 
30 to 34 minutes 186 12.2 
35 to 44 minutes 116 7.6 
45 to 59 minutes 220 14.4 
60 to 89 minutes 212 13.9 
90 or more minutes 138 9.0 
Mean travel time to work (minutes) 38.6   

 

In 2000, most commuters in Knowlton drove to work, but few carpooled. Hardly any took public 

transportation or walked. Of all commuters, 94.9 percent drove to work. Most drivers (86.3 

percent) drove alone, while only 8.6 percent carpooled.  Some residents worked at home (2 

percent) and very few walked to work (1.1 percent). Less than 2 percent of commuters used 

public transportation. 

 

Means Of Commute, 2000 
Knowlton Township 
  Number Percent 
Workers 16 years and over 1,561 100 
Car, truck, or van 1,482 94.9 
  Drove alone 1,347 86.3 
  Carpooled 135 8.6 
Public transportation 22 1.4 
Walked 17 1.1 
Other means 9 0.6 
Worked at home 31 2.0 

 

 
COVERED EMPLOYMENT 

There is currently very limited information available on actual job opportunities within 

municipalities.  The Department of Labor collects information on covered employment, which is 

employment and wage data for employers covered by unemployment insurance.  The tables 

below provide a snapshot of private employers located within Knowlton Township.  The first table 

reflects the number of jobs covered in private employment from 2004 through 2006.  The second 

table reflects the disbursement of jobs by industry and salaries in 2003. 
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According to data from the New Jersey Department of Labor and Workforce Development, 

there was low availability of covered employment in Knowlton Township in the nineties. The peak 

was seen in 2004, when 739 jobs were reported as being covered by unemployment insurance. 

The low point of 712 covered jobs was experienced in 2005, after a loss of 27 jobs from the 

previous year.  

  
Private Wage Covered Employment*
2004-2006, Knowlton Township 
Year Number of Jobs # Change % Change
2004 739 - -
2005 712 -27 -3.6%
2006 717 5 0.7%
*Third Quarter Numbers    
 
 

In 2003, there were no agriculture/forest/fish jobs within the Township.  Using third quarter data, 

the manufacturing ranked first in employment, providing 88 jobs. The second most dominant 

industry was accommodation and food services, which provided 72 jobs.  The health care and 

social assistance (61 jobs), transportation/warehousing (55 jobs), and construction (51 jobs) 

industries also provided a fair share of employment.  The finance/insurance/real estate sector 

was the highest paying industry of all, averaging an annual salary of $53,667. The wholesale 

trade paid second highest of all sectors at $34,853, followed closely by construction ($32,503). 

 

Private Employment and Wages 2003, Knowlton Township 
  Employment Wages 
Industry March June Sept Dec Weekly Annual 
Agriculture/Forest/Fish * * * * * * 
Construction 47  55  51  53  $548 $28,511 
Manufacturing 90  89  88  95  $858 $44,616 
Wholesale Trade 29  33  31  28  $1,080 $56,172 
Transportation/Warehousing 52  55  55  58  $765 $39,762 
Real Estate and Rental & Leasing 6  6  6  5  $697 $36,241 
Professional and Technical Services 8 11 11 10 $640 $33,303 
Health Care and Social Assistance 65 61 61 60 $571 $29,706 
Accommodation and Food Services 45 78 72 22 $226 $11,742 
Other Services, except Public Administration 11 14 7 13 $521 $27,073 
Total/Average 665  739  714  656  $663 $34,481 
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IV.  DETERMINING THE FAIR SHARE OBLIGATION 

 

The need for affordable housing in New Jersey is divided into three components.  

 

• Rehabilitation share 

• Prior Round Obligation; and 

• Growth Share 

 

The rehabilitation share for affordable housing is the number of existing housing units as of April 1, 

2000 that are both deficient and occupied of households of low or moderate income. The prior 

round obligation is the cumulative 1987-1999 fair share obligation. The growth share obligation is 

the obligation created through a municipality’s actual market-rate residential and non-

residential growth from January 1, 2004 through December 31, 2018. Growth occurring during 

this fifteen-year period is converted into a growth share obligation by applying a ratio of one 

affordable unit among five (5) residential units and one affordable unit for every sixteen (16) 

jobs.  

 

Rehabilitation Share and Prior Round Obligation 

As per Appendices B and C of NJAC 5:97, Knowlton’s rehabilitation share is fourteen (14) units 

and prior round obligation is fourteen (14) units.  

 

Growth Share Obligation 

While the growth share obligation for Knowlton will be accrued through actual market-rate 

residential and non-residential growth from January 1, 2004- December 31, 2008, COAH has 

provided projections of household and employment growth in Appendix F of NJAC 5:97. The 

projected obligation for a municipality in Appendix F may be modified based on the exclusions 

citied in NJAC 5:97-2.4. The attached Worksheet A details the projected growth share obligation 

for Knowlton based on Appendix F and these exclusions. As shown in Worksheet A, the projected 

obligation is sixty (60) units.   

 

Knowlton Twp. Obligation 
Rehabilitation Share  14 
Prior Round Obligation 14 
Growth Share Obligation 60 
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V. ZONING ANALYSIS - MEETING THE NEED 

A zoning analysis, as required in the revised Third Round regulations, is utilized to help determine 

how the Township will meet its expected growth and affordable housing need.  This analysis 

covers Knowlton Township’s existing zoning and planned zoning changes, and how the changes 

provide adequate capacity to accommodate residential and non-residential growth 

projections. The following are included: 

• An analysis of the available existing and planned infrastructure 

• The anticipated demand for types of uses permitted by zoning based on present and 

anticipated future demographic characteristics of the Borough and anticipated land 

use patterns 

• The Township’s economic development policies and constraints on development with 

existing or planned measures to address constraints 

 

Infrastructure 

Sewer 

A Wastewater Management Plan has been adopted that provides sanitary sewer service to the 

area in proximity to the Simpson Road/ Interstate 80/ Route 94 interchange.  This sewer service 

area is limited to commercial use only, by ordinance, and is designed only to permit additional 

commercial development within portions of the PCD and C-2 zoning districts. The capacity of 

the plant is 140,000 gallons per day.  The remainder of the Township is outside of the sewer 

service area and development must provide septic service. 

 
Water 

No public water system exists in the Township. All water is provided to commercial, industrial, 

agricultural, and residential users via local private wells.  

 

Anticipated Demand and Land Use Patterns 

Knowlton is a mostly rural township of 25.3 square miles, consisting of small, localized areas of 

development, surrounded by farmland, natural landscape and environmentally sensitive areas.  

Knowlton’s 2003 Amended Land Use Plan Element addressed its land use needs with goals and 

objectives, a community vision, and sound planning principles. The Land Use Plan Element 

developed recommendation supported by a demographic analysis, current land-use study, a 

study of environmental issues, a nitrate dilution model, and a study of build-able area remaining 

in the Township’s zoning districts.  The plan outlined a comprehensive framework to guide the 
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physical, economic, environmental and social development of the Township and created the 

Township’s current zoning regulations, which established 6 different zoning districts.   

 

Land Use 

Residential 

The Township has three different residential zoning districts each spanning an important facet of 

the residential land uses in Knowlton: agricultural areas, medium sized residential development, 

and smaller lot residential development. A description of these three zones follows. 

 

AR-1 Single Family Agricultural Residential 

The AR-1 zone comprises 410 acres of Knowlton, approximately 2.6 percent of the Township. As 

of 2003, 305 acres, or approximately three quarters of the land zoned AR-1, was constrained 

either by environmental issues (wetlands, floodplains, preserved open space, natural priority 

sites) or due to development. The zone permits the construction of single-family detached 

dwelling, cluster residential development, agricultural uses, parks, playgrounds, firehouses, 

libraries, municipal buildings, and community residences for the developmentally disabled and 

community shelters for victims of domestic violence. The relevant conditional uses within this 

zoning district include accessory apartments. The minimum lot area is one acre. Areas zoned as 

AR-1 are generally located along the Delaware River.  

 

FPD Farmland Preservation District 

By far the largest zone in Knowlton, the FPD zone is 14,665 acres in size, approximately 92.6 

percent of all land in the Township. As of 2003, 8,011 acres, or approximately 55 percent, of the 

land area zoned FPD was constrained by environmental issues or development. Permitted uses 

in the zone include detached single-family dwellings, farms containing a minimum of five acres 

dedicated to agriculture, wood lots on tracts of six acres or more, parks, playgrounds, firehouses, 

libraries, municipal buildings, and community residences for the developmentally disabled and 

community shelters for victims of domestic violence. The relevant conditional uses within the FPD 

zoning district include accessory apartments. For new developments, the maximum permitted 

density in the zone is .1 units per acre. Cluster development is required for all major subdivisions in 

the FPD zone involving tracts greater than 50 acres. For cluster residential developments that 

preserve more than 25 acres of open space, existing single-family dwellings maybe retained and 

allow a higher on-site density. The minimum lot size for lots with individual well and septic systems 

is 60,000 square feet.  
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VR Village Residential 

The VR zone comprises 151 acres of Knowlton, less than one (1) percent of the Townships total 

land area. As of 2003, 125 acres of the VR zone (approximately 82% of the VR zone) was 

constrained by either environmental issues or existing development. Permitted uses in the VR 

zone include detached single-family homes, agricultural uses, parks, playgrounds, firehouses, 

libraries, municipal buildings, and community residences for the developmentally disabled and 

community shelters for victims of domestic violence. The relevant conditional uses within the FPD 

zoning district include accessory apartment conversions. The minimum lot area in the zone is half 

an acre (21,780 square feet). Areas zoned VR are generally located in and around the hamlets 

that dot the Township, including Columbia, Delaware, and Hainesburg.  

 
Commercial 

The Township of Knowlton has two different commercial districts: the C-1 Neighborhood Highway 

Commercial zone and the C-2 Highway Commercial Industrial zone. Together, these two zones 

meet the needs of the Township by dividing the commercial needs of the Township into the 

needs of local residents and larger regional commercial needs.  

 

C-1 Neighborhood Highway Commercial 

The C-1 zone comprises 335 acres of Knowlton Township, approximately two (2) percent of the 

Townships total land area. As of 2003, 294 acres of the C-1 zone was constrained by either 

environmental issues or existing development, leaving approximately 12% of the zoning district’s 

land area for greenfield development. Permitted uses in the C-1 zone include neighborhood 

retail sales and services, restaurants (excluding drive-in facilities) business and professional 

offices, banks, agricultural uses, museums and art galleries, and existing residential uses. The 

relevant permitted accessory uses within this zoning district include apartments over shops and 

offices, with up to a maximum of two apartments on the second floor. The minimum lot area for 

the zone is half an acre. Areas zoned as C-1 are generally located in and around the hamlets 

that dot the Township, including Columbia, Delaware, and Hainesburg. 

 

C-2 Highway Commercial Industrial 

The C-2 zone comprises 147 acres of Knowlton, less than one (1) percent of the Township’s total 

acreage. As of 2003, 29 acres of the C-2 zone was constrained by either environmental issues or 

existing development, leaving 80% of the area zoned C-2 for greenfield development. Permitted 

uses in the C-2 zone include agricultural uses, restaurants (including drive-through restaurants), 

banks, retail sales and services, hotels and motels with a minimum of 100 rental rooms, business 
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and professional offices, and shopping centers. Conditional uses in the C-2 zone include adult 

entertainment and truck stops. The minimum lot area for the C-2 zone is 10 acres for hotels, 

motels and conference centers. The minimum lot area for all other permitted uses is 3 acres. The 

only area zoned C-2 in Knowlton Township is located near Interstate 80 along the Pennsylvania 

border.  

 

Planned Development 

PCD- Planned Commercial Development 

The PCD zone comprises 130 acres of Knowlton Township, less than one (1) percent of the 

Townships total land area. As of 2003, 34 acres of the PCD zone was constrained either through 

environmental issues or existing development, leaving 74 percent of the area zoned PCD for 

development. Permitted uses in the PCD zone include agricultural uses (including farmers 

markets), office uses (banks, insurance, real estate), and service uses (hotels and motels with 100 

rentable rooms, health services, museums, and restaurants without drive-through facilities). The 

minimum lot area for the PCD zone is 10 acres for hotels, motels and conference centers. The 

minimum lot area for all other permitted uses is three (3) acres. The only area zoned PCD in 

Knowlton Township is located near the intersection of Route 94 and Interstate 80.  

 

Historic District 

Knowlton Township is home to a number of nationally registered historic sites and districts. The 

Knowlton Historic Commission oversees local historic districts and issues. Most relevant to local 

land use are the designated historic districts, in particular the Delaware Historic District. 

Comprising Ann Street, Valley Street, and Clinton Avenue in the Village of Delaware, the district 

was listed as a National Register Historic District in 2003.  
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Economic Polices and Constraints on Development 

Economic Policy 

The Township’s economy has historically provided very few jobs, and has recently shifted from 

agriculture to more service-oriented employment.  The majority of employment growth in the 

future is expected to continue the trend toward service sector employment. However, it is also 

the Township’s policy to encourage agricultural use of the land and protect currently existing 

farms, and initiatives and laws have been passed to achieve that. In particular, the Township has 

expressed interest and taken steps to encourage both eco-tourism and historic tourism. Such 

efforts would take advantage of the many historic and natural sites that dot the Township.  

 

Environmental Constraints 

The natural environment considerably enhances the quality of life in Knowlton Township. Stream 

corridors, forested hills, and open fields afford habitat for wildlife and preserve scenic views and 

the quality of life for the residents. Many natural features also determine the built environment. 

Wetlands, floodplains, surface waters, steep slopes, soil limitations, natural species habitats, and 

other environmental concerns all limit development potential, and require careful planning to 

avert unforeseen problems.  

 

Wetlands 

Wetlands, defined as land which is either submerged or retains water at ground level for a 

portion of the year, includes marshes, swamps, and bogs. Wetlands are an important aspect of 

the hydrologic and hydraulic characteristics of the Township and serve several purpose: 

protecting drinking water supply by purifying surface and groundwater, providing a natural 

means of flood and storm drainage, supporting wildlife and many species of plant life. A 

community that incorporates growth while maintaining or improving wetlands and wetlands 

functions can achieve lower flood peaks, fewer drought periods, more wildlife and habitats, and 

better surface water quality than comparable watersheds with fewer wetlands. Wetlands also 

provide recreational opportunities including boating, hiking, bird watching, and aesthetic value.  

 

In accordance with their integral role in several natural processes, the Freshwater Wetlands Act 

protects wetlands. The Freshwater Wetlands Act precludes nearly all activities near wetlands. 

Thus, wetlands and their required transition areas present severe regulatory checks on 

development.  There are a number of wetlands scattered throughout the Township, mostly near 

lakes, streams and other bodies of water. Wetlands represent 1,261 acres, or approximately 

eight (8) percent of the Township.  
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Floodplains 

Floodplains are an integral component of river ecosystems.  They are central to the protection of 

water quality by providing fresh water to wetlands, while diluting salts and nutrients.  Floodplains 

are major centers of biological life and improve the overall health of the habitat used by many 

species of birds, fish, and plants.  They are important biologically, as they represent areas where 

many species reproduce and as such are important for breeding and regeneration cycles. 

Floodplains present very severe restrictions on development, with the intent to protect the 

floodplain itself and any property built on or near it. Floodplains represent 1,236 acres or 

approximately 7.7 percent of the Township.  

 

Surface Hydrology and Surface Water Quality 

Knowlton Township has several major streams including, portions of Delawanna Creek and its 

tributaries, the Delaware River and its tributaries, Paulins Creek and its tributaries, Stony Brook and 

its tributaries, as well as some unnamed tributaries of Beaver Brook. Although a majority of these 

streams are either trout producing or trout maintenance waters, the following table lists the 

streams that are designated as C-1 streams. 

  

The streams listed in this table are all designated as FW2-TPC1 streams. This is defined by NJDEP 

as a “general surface water classification applied to those fresh waters that are not designated 

as FW1 or pineland waters”. The "TP" or "Troup Producing Waters" classification means fresh 

waters that have been designated in N.J.A.C. 7:9B-1.15(b) through (h) as trout production.  

These waters are suitable for trout because of their physical, chemical, or biological 

characteristics, but are suitable for a wide variety of other fish species.  

 

Creek Name 
Area within 300-feet 

Buffer (acres)
Stony Brook and Tributaries 680.41
Yards Creek and Tributaries 119.54
Knowlton Brook and Tributaries 341.20
Delawanna Creek and Tributaries 352.56
Tributary of Delaware River 300.69

  

This additional “C1” or “Category One” designation is defined as being “designated for 

purposes of implementing the anti-degradation policies set forth at N.J.A.C. 7:9B-1.5(d), for 

protection from measurable changes in water quality characteristics because of their clarity, 

color, scenic setting, other characteristics of aesthetic value, exceptional ecological 
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significance, exceptional recreational significance, exceptional water supply significance, or 

exceptional fisheries resource(s)”.  

  

The C-1 classification is due to the water’s importance as a drinking water source.  This 

designation requires 300-foot buffers from major development, classified as 1 acre or more of 

disturbance or ¼ acre or more of new impervious surface. The Township contains 1794 acres of 

land within the C-1 300-feet buffer area (approximately 11% of total area of the Township). As a 

result, the significant presence of these streams impacts the amount of developable land within 

the Township that can be disturbed or built upon. 

 

Steep Slopes and Topography 

Disturbance of steep slopes affect plant life, drainage patterns, increases the amount and 

speed of runoff and can cause erosion, soil creep, slumping (sections of soil shifting down and 

outward on the slope), and landslides. When a hillside is cleared, the usual result is more and 

faster runoff, especially when grading has smoothed a slope’s natural roughness. Leaves and 

branches no long shield the soil from wind and rain; roots no longer hold the soil in place; and 

the smoother slope allows the runoff to travel faster, thus increasing erosion and decreasing 

groundwater recharge. These problems become progressively worse on stepper slopes.  

 

Changing topography by excavating or grading the foot of a slope or cutting into the face of a 

hillside often promotes instability and erosion. Erosion, slippage or excessive runoff may also result 

when existing soils are replaces with soils more suited for septic systems or lawns, soils on 

ridgelines and steep slopes often are thin and susceptible to wind and water erosion. Only 

specialized vegetation thrives in these conditions; conventional landscaping usual does not and 

may require excessive upkeep. In any case, even a brief denuding of ridgelines and steep 

slopes can cause soil losses that will discourage the re-growth of plant life and habitat.  

 

Dramatic runoff problems often result when slopes are covered with impervious surfaces, such as 

buildings, roads, driveways and parking lots. Since water cannot percolate into the soil, it runs off 

the site, picking up speed as it travels across these smoother surfaces. Eroding surrounding soils, 

this high velocity runoff caries increased amounts of silt into nearby surface waters. Excessive 

runoff sometimes also results in flooded or icy condition in parking lots and roads.   Steep slopes 

(15% or greater) represent 2,325 acres or approximately 15 percent of the Township.  
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Soil Limitations 

Both the 1991 Master Plan Revision and Farmland Preservation Ordinance and the 2003 Land Use 

Plan Element detail soil limitations in Knowlton Township, primarily concerning onsite septic 

systems. Constraints to septic systems include slope, depth to season high water table, 

susceptibility to flooding, depth to bedrock, and rockiness. Furthermore, soil permeability strongly 

influences soil disposal suitability. Soil suitability is based on the Warren County soil survey, which 

classifies soils based upon suitability for on-site septic systems. According to the Warren County 

Soil survey, over 85 percent of the Township contains severe conditions for on-site septic 

severing. Moderately constrained areas are generally located near existing developed area, 

including areas along Columbia, Delaware, and Hainesburg.  

 

Natural Heritage Priority Sites 

The New Jersey Natural Heritage Program identifies the state's most significant natural areas 

through a comprehensive inventory of rare plant and animal species and representative 

ecological communities. Natural Heritage Priority Sites contain some of the best and most viable 

occurrences of endangered and threatened species and natural communities, but they do not 

cover all known habitat for endangered and threatened species in New Jersey.  

 

In Knowlton Township, three areas have been identified: Delaware and Manunka Chunk Bluffs, 

and Mount Tammany. Mount Tammany is located within the Delaware Water Gap National 

Recreation area in the northwestern part of the Township. Manunka Chunk Bluffs and Delaware 

are priority sites located in the southwestern portions of the Township in close proximity to the 

Delaware River. Steep slopes impact Manunka Chunk Bluffs, while floodplains, wetlands and 

steep slope critical areas impact the Delaware priority site.  

 

Watershed Management Areas 

High-quality watersheds have been recognized as a valuable resource by the State of New 

Jersey. The New Jersey Department of Environmental Protection is the agency responsible with 

their designation and protection. The New Jersey Department of Environmental Protection has 

divided the entire state into Watershed Management Areas (WMA) and plans to fund a 

program to provide regional watershed management. The WMA’s are organized to develop 

regional plans, to reduce non-point source pollution, to improve the quality and quantity of 

water, and to reduce the potential for flooding. All of Knowlton Township is located in the Upper 

Delaware WMA. This WMA includes all of Warren County and portions of Sussex, Morris, and 

Hunterdon Counties. 746 square miles in size, the Upper Delaware WMA includes six major 
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drainage basins: Delaware River, Flat Brook, Paulins Kill, Pequest River, Lopatcong and 

Pohatcong River Drainage, and the Musconetcong River. These drainage basins flow in a 

southeasterly direction to the Delaware River, providing an outstanding recreational resource for 

trout production and maintenance, as well as habitat for an abundance of wildlife including 

threatened and endangered species. 

 

Known Contaminated Sites—DEP Site 

The New Jersey Department of Environmental Protection maintains a list of contaminated sites in 

New Jersey. The Known Contaminated Sites in New Jersey report is a municipal listing of sites 

where contamination of soil and/or ground water is confirmed at levels greater than the 

applicable cleanup criteria or standards. Remedial activities are underway or required at the 

sites with an on-site source of contamination and at locations where the source of 

contamination is unknown. The Township contains three (3) sites active contaminated sites, two 

(2) sites with a pending status, and fourteen (14) closed sites with remediated contamination, as 

listed in the table below: 

 

Known Contaminated Sites- Knowlton Township 
Active Sites with Confirmed Contamination 
Site ID 
(MasterFile) PI Number Site Name Site Address 
486 004890 Columbia Travel Center 1-80 and Route 94 
495 001510 Delaware Truck Stop 71 Route 46 
489 008963 GMH Management 54 Route 46 
 
Pending Sites with Confirmed Contamination 
Site ID 
(MasterFile) PI Number Site Name Site Address 
62378 G000011315 Clover Rest Home 28 Washington Street 
341420 422231 Janco Ltd Diesel Spill 2 Simpson Road 
 
Closed Sites with Remediated Contamination 
Site ID 
(MasterFile) PI Number Site Name Site Address 
142987 189591 27 Route 46 27 Route 46 
95933 134984 31A Auble Road 31 Auble Road 
170309 223840 4 Victoria Crossing Road 4 Victoria Crossing Road 
74053 G000037226 51 Stark Road 51 Stark Road 
88816 G000062789 7 Cemetary Road 7 Cemetary Road 
164170 215869 88 Hainesburg River Road 88 Hainesburg River Road 
158273 208286 90-12 Honey Run Road 90-12 Honey Run Road 
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Site ID 
(MasterFile) PI Number Site Name Site Address 
88645 G000062560 9 Poppys Ct 9 Poppys Ct 
26608 002120 Dennis ACI Truck Stop 55 Route 46 
43030 004447 Finks Old Country Pantry Route 94 & Mt. Pleasant Road 
16195 017910 Knowlton Twp Board of Education 80 Route 46 
74669 G000040535 Marshall Small Engine Repair 478 Route 94 
23892 G000025651 Oraton Rubber Stamp Company 407 Route 94 
67639 G000020230 Travel Rite Auto Sales & Service Decatur St & Locust St 
 
Data Source: Known Contaminated Sites in New Jersey Reports, prepared 9 May 2008 

 

Land Ownership 

As of 2003, publicly owned land comprised 12 percent of the Township, or 1,800 acres of land. 

The majority of the property is in the Delaware Water Gap National Recreation Area located in 

the north and northwestern portion of the Township. Unimproved vacant land comprises 1,105 

acres or approximately 7.3 percent of total land area. Vacant land and farmland combined 

totals approximately 69 percent of the Township land area and represents most of the 

development potential in Knowlton. Under current knowing, the majority of this land is zoned for 

Farmland Preservation. Yet, as described previously, much of the land in the Township is 

environmentally constrained. Development of affordable housing in a manor consistent with 

State and Regional planning objectives, would require that the Township look at locating 

affordable housing in residential zones near existing development, such as the villages of 

Columbia, Delaware, and Hainesburg. Noted above, as of 2003, only 18 percent of the Village 

Residential Zone (the residential zone generally around many of the villages) remains for open 

development.  

 

Regional Planning  

State Development and Redevelopment Plan 

The State Plan Policy Map of the SDRP divides the State into five Planning Areas, each of which 

has specific policy recommendations associated with it. The State Plan identifies Knowlton as:  

(1) Rural/ Rural Environmentally Sensitive Planning Areas (PA 4 and PA 4B), which includes 

10,427 or approximately 66 percent of the Township.  

(2) Planning Area 5- Environmentally Sensitive, which included 3,578 acres or 23 percent of 

the Township 

(3) Planning Areas 7 and 8 for State and Federal Parklands, which includes 1,686 acres or 

approximately 11 percent of the Township.  
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The State Plan recommends “protecting the rural character of the area by encouraging a 

pattern of development that promotes a stronger rural economy in the future while meeting the 

immediate needs of rural residents, and by identifying and preserving farmland and other open 

lands. The Plan also promotes policies that can protect and enhance the rural economy and 

agricultural industry, thereby maintaining a rural environment.” The State Plan also states that 

Rural Planning Areas need strong centers and that Centers should attract private investment 

that otherwise might not occur.  
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VI. CREDITS AND ADJUSTMENTS   

Second Round/Prior Round Obligation 

At the time of petition, credits and corresponding bonuses for previous housing activity may be 

applied toward the prior round and growth share obligations.  The following are the applicable 

credits listed in Chapter 97 of the Substantive Rules of COAH for the period beginning June 2, 

2008: 

• Prior Cycle: Housing units created and occupied between April 1, 1980 and December 

15, 1986 in accordance with NJAC 5:97-4.2; 

• Post 1986: One credit for each affordable housing unit within an inclusionary 

development, a municipally sponsored development or a 100 percent affordable 

development, in accordance with NJAC 5:97-4.3; 

• Rehabilitation Credits: Rehabilitation of deficient housing units occupied by low- and 

moderate-income households performed subsequent to April 1, 2000, in accordance 

with NJAC 5:97-4.5. In order to receive a rehabilitation credit, a municipality shall submit 

information regarding the rehabilitated units on forms provided by the Council. 

 
Through Knowlton’s Second Round certified plan, much of the Prior Round Obligation had been 

addressed and credited.  The Third Round regulations have recalculated the new construction 

number and Knowlton now has a Prior Round new construction obligation of 14 units.  The 

Township has a number of Rehabilitation credits and other credits that can be applied to the 

prior round and growth share obligations. 

 

Existing Creditworthy Projects 
Warren County Housing Rehabilitation Program # of Units 
21 Lime Kiln Road (low income, owner occupied) 1 
36 Hemlock Court (very low income, owner occupied) 1 
   
Knowlton Township Rehabilitation Program  
428 Route 94 (low income, owner occupied) 1 
   
Rehabilitation Units Usable as Other Credits  
60 Knowlton Road (low income, accessory apartment, rental) 1 
46 Koeck Road (ARC, very low income, group home) 6 
116 Hainsburg Road (low/very low income, rental, gut rehab) 4 
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VII. FAIR SHARE PLAN 

 
Since the adoption of a Third Round Housing Element and Fair Share Plan on April 24, 2007 for 

substantial certification, as previously mentioned, the affordable housing regulations were 

amended and the growth share approach revised to incorporate independent household and 

employment growth projections.  In response to the amended regulations, a 2008 Third Round 

Housing Element and Fair Share Plan are being proposed. 

 

As stated in the October 2008 Third Round regulations, a Fair Share Plan shall include at least the 

following requirements: 

• Descriptions of any credits intended to address any portion of the fair share obligation. 

• Descriptions of any adjustments to any portion of the fair share obligation. 

• Descriptions of any mechanisms intended to address the prior round obligation, the 

rehabilitation share, and the growth share obligation. 

• An implementation schedule that sets forth a detailed timetable for units to be provided 

within the period of substantive certification. 

• Information and data to support a vacant land adjustment or a household and 

employment growth projection adjustment. 

• Draft Fair Share Ordinances necessary for the implementation of the programs and 

projects designed to satisfy the fair share need.    

• Demonstration that existing zoning or planned changed in zoning provide adequate 

capacity to accommodate any proposed inclusionary developments. 

• Demonstration of existing or planned water and sewer capacity sufficient to 

accommodate all proposed mechanisms and; 

• A spending plan, if the municipality intends on establishing an affordable housing trust 

fund. 

 

As outlined previously, Knowlton has an obligation of fourteen (14) rehabilitation units, fourteen 

(14) prior round units and sixty (60) growth share units.  Township of Knowlton is part of Region 2 

where the median income for a four-person household is $80,300, the moderate-income level is 

$64,240 and low income is $40,150.  The following outlines the measures that the Township will 

enlist to meet its Fair Share and constitutes the Township’s Fair Share Plan. 
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Growth Share Obligation Requirements 

As noted previously, the Township’s projected growth share obligation is 60 units. Per the 

requirements of COAH’s Third Round rules, Knowlton must meet the following minimums and 

maximums when addressing this obligation.  

• Age-Restricted: A maximum of 25% (15 units) of the Township’s obligation can be met 

with age-restricted housing.  

• Rental: A minimum of 25% (15 units) of the Township’s obligation must be addressed with 

rental housing.  

• Rental and Age-Restricted: No more than 50% (7 units) of the Township’s rental housing 

obligation can be met with age-restricted housing. 

• Very Low Income: A minimum of 13% (8 units) of the growth share obligation must be 

affordable to very low-income households. Very low-income households are defined as 

those households earning less than 30% of the regional median income. 

 
Proposed Mechanisms 

Rehabilitation Share 

Since April 1, 2000, a total of four (4) low- and moderate-income housing rehabilitations have 

occurred within the Township of Knowlton.  Two (2) of them were completed by the Township's 

program and the other two were completed by the Warren County program.  One of these 

units, however, was a gut rehabilitation of a rental property and is being applied toward growth 

share as a new construction unit.  The existing affordability controls on 428 Route 94 will expire in 

2014. The Township proposes to extend the affordability controls at least through 2018. 

 

Rehabilitation Share 1999 - 2018 
Warren County Housing Rehabilitation Program   
21 Lime Kiln Road (low income, owner) 1 
36 Hemlock Court (very low income, owner) 1 
    
Knowlton Township Rehabilitation Program   
428 Route 94 (low income, owner) 1 

Total Credits 3 
Rehabilitation Share Obligation 14 

Remaining Obligation 11 
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The Township currently has an active rehabilitation program funded through a Small Cities grant.  

Through this program and continued partnership in the County program, the Township will meet 

its final eleven (11)-unit obligation.  The rehabilitation program is administered in accordance 

with NJAC 5:94-4.3. The Township' program currently has a waiting list, including: 

• 21 Lime Kiln Road, Columbia 

• 41 Valley Street, Delaware 

• 101 Delaware Road, Columbia 

 

The Township understands that it must provide sufficient funds to complete no less than half of 

the obligation by year five of the certified plan and can do so with the Small Cities money that it 

receives.  The Township will also continue to participate in the Warren County Housing Program.  

Knowlton will ensure that the structure of the program adheres to the Third Round regulations 

and will affirmatively market the program as outlined by the Uniform Housing Affordability 

Controls (UHAC).  The administrating agent will maintain the necessary documentation for each 

rehabilitated unit and will complete and submit the required monitoring reports. 

 

To complete a total of 11 units by the end of 2018, Knowlton proposes a phased rehabilitation 

program.  The ten-year period between 2008 and 2018 will be divided into five phases of two 

years each.  At least 2 units will be rehabilitated in each phase beginning 2008. The Township 

understands that it must provide sufficient funds to complete no less than half of the obligation 

by the mid-point of substantive certification.  As it will take time to develop and market the 

program initially, a lesser number of units will be completed in the first phase (2008 - 2009) with 

the remainder being picked up throughout the rest of the Plan timeframe as follows: 

 

Knowlton Township Rehabilitation Schedule 

Year 2008 - 2010 2010 - 2012 2012 - 2014 2014 - 2016 2016 - 2018 Total 

Number of Units 2 2 2 2 3 11 

 

Prior Round Obligation: 

The Township proposes to address its 14-unit Prior Round obligation through the application of 

existing credits.  All of the prior round credits are non-age restricted rental units.     

a. Under the Second Round Plan, the Township was working with the Warren County 

Chapter of the ARC to develop an alternative living arrangement within the 

municipality.  The construction of a barrier free group home for six individuals with 
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developmental disabilities has been completed.  The municipality continues to work 

closely with the ARC of Warren County on future projects. 

b. Through its rehabilitation program, Knowlton completed a four (4)-unit reconstruction 

on an existing apartment house within the municipality.  The four-unit home was 

unoccupied and inhabitable and was unable to receive a CO and be occupied 

until the work was completed.  The units are rented to low and moderate income 

households and deed restricted per COAH regulations.  New construction credit can 

be applied for this "gut" rehabilitation.   

c. Rental Bonus Credits – Knowlton has a prior round obligation of fourteen (14) units, 

which in turn, leads to a rental obligation of four (4) units and allowable four (4) bonus 

credits.  The gut rehabilitation of the four (4) unit rental property and the six (6) 

bedroom ARC Group Home provides for (10) rental credits with additional rental 

bonus of four (4) credits. 

 

Knowlton Township Prior Round  - Proposed Mechanisms 
PRIOR ROUND OBLIGATION 14 
Credits/Reductions 0 
RCA Credits (0 Total) 0 
Prior Cycle Round Credits 0 
Post-1986 Credits  
   46 Koeck Road -ARC Group Home 6 
   116 Hainsburg Road (low/very low income, rental) 4 
   Rental Bonus 4 

 Total Credits 14 
Prior Round Obligation 0 

 

The following table shows the rental bonuses applied towards the Township’s prior round 

obligation: 

 

Knowlton Township Prior Round  - Bonus Credits 
2:1 Bonus in Excess of 25% Rental Obligation for Family Rental Units (4 units) 
Rental Obligation 4 
46 Koeck Road -ARC Group Home 6 
 116 Hainsburg Road 4 
Total Family Rental Bonus 4 
Maximum Rental Bonus Credits 4 
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Growth Share Obligation: 

The Township proposes to address its 60 unit Growth Share obligation through the following 

mechanisms:  

a. The Township will continue with the Accessory Apartment program as the ordinances are 

still in place.  The Township will advertise and will run the program per COAH regulations.  

COAH allows for municipalities to provide up to ten (10) units towards their obligation.  The 

program will be split between low/moderate income. The Township shall provide a 

minimum of $20,000 to $25,000 per unit to subsidize the creation of each low or moderate-

income accessory apartment.  The accessory apartments created shall be family rentals, 

and shall be deed restricted to be affordable and only available to low and moderate-

income households.  The Township will advertise and publish announcements regarding 

the program and will make any ordinance changes necessary to make the program 

viable. 

b. Market to Affordable-Rent Down Program – The Township proposes to address 10 units of its 

growth share obligation through a Market to Affordable/Rent Down Program of ten (10) 

units.  The program shall include units subsidized through a written agreement with the 

property owner and rented to low- and moderate- income households.  The program will 

be designed to produce only low-income units, only moderate-income units or both.  The 

units offered for rental, shall be new, pre-owned or vacant, and certified to be in sound 

condition as a result of an inspection performed by a licensed building inspector.  The 

Township shall provide a minimum of $25,000 per unit to subsidize each moderate-income 

unit and $30,000 to subsidize each low-income unit, with additional subsidy, as may be 

necessary depending on rental values.   The Township has already identified a number of 

properties that would be likely candidates for just such a program, these include: 

• 8 Clinton Street, Delaware – 4 units 

• 6 Clinton Street, Delaware – 4 units 

c. Gut Rehab Program – The Township will continue to build on prior success and continue to 

pursue rehabilitation throughout the Township.  The Township will offer the ability to 

complete "gut" rehabilitation of housing units within designated areas of the Township.  The 

Township will follow the guidelines per reconstruction and ensure that the final units are 

deed restricted for low and moderate households for 30 years as previously done.  Due to 

the existing housing stock and land use of the Township, reconstruction projects provide for 

the most viable opportunities for the creation of affordable units. The Township is 

committed to moving forward with this mechanism to address ten (10) units of the growth 

share obligation with units available to low and moderate-income households. 
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d. Supportive Housing Program – The Township will seek to partner again with the ARC for the 

creation of two additional group homes within the Township.  The homes shall be group 

homes with developmental disabilities and mental illnesses as licensed by the NJ Dept. of 

Human Services.  As the unit of credit is the bedroom, the Township will seek to create an 

eight (8) bedroom and a six (6) bedroom facility or any other combination of projects to 

achieve 14 bedrooms. 

e. Rental Bonus Credits – Knowlton has a growth share obligation of sixty (60) units, which in 

turn, leads to a rental obligation of fifteen (15) units and allowable fifteen (15) bonus 

credits.  The market to affordable-rent down program, accessory apartments and the gut 

rehabilitation of rental properties will provide for thirty-one (31) rental credits with the 

provision of fifteen (15) additional rental bonus of credits. 

f. Existing Accessory Apartment - Under Knowlton's Second Round Plan, one (1) accessory 

apartment had been developed through the establishment of the Township's accessory 

apartment program and associated ordinances.  The existing affordability controls in place 

will expire in 2013. The Township proposes to extend the affordability controls at least 

through 2018. 

g. Very Low Income Units - recent regulations require that 13% of the growth share obligation 

to be proposed to be very low-income units.  According to these regulations, the Township 

requires eight (8) very low-income units.  The Township proposes rental assistance from low 

to very low incomes homes for four (4) accessory apartments and four (4) market to 

affordable rental units. 

 

The following table shows the proposed mechanisms to address the growth share obligation of 

Knowlton Township: 

 Knowlton Township Growth Share  - Proposed Mechanisms 
 

Growth Share Obligation 60 
Credits/Reductions   
Existing Family Rental (60 Knowlton Road)   1 
      
Proposed Units/Mechanisms     
   Accessory Apartments - Family Rental   10 
   Gut Rehab - Family Rental   10 
Market to Affordable Rental Program   10 
ARC Group Home A   8 
ARC Group Home B   6 
Rental Bonus Credits   15 
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Total Credits   60 
Growth Share Obligation   60 

Remaining Obligation   0 
Excess Credits   0 

 

The following table shows the rental bonuses applied towards the Township’s growth share 

obligation: 

2:1 Bonus in Excess of 25% Rental Obligation for Family Rental Units 
Rental Obligation 15 

Existing Family Rental (60 Knowlton 
Road) 1 

Remaining Rental Obligation 14 
   Accessory Apartments - Family Rental  10 
   Gut Rehab - Family Rental  10 
   Market to Affordable Rental Program  10 
Total Family Rental Credits 31 
Max Possible Family Rental Bonus 16 
Rental Bonus Credits 15 

 

Development Fees 

Knowlton currently has a development fee ordinance and the Township has been collecting 

fees on the rate of one percent for residential and two percent for non-residential development.  

An affordable housing trust fund has been established and money from the collection of fees 

and developers agreements has been placed into the fund.  The Township will be raising the 

development fees from one percent of equalized assessed value for residential and two percent 

of equalized assessed value for non-residential to one and one half percent of equalized 

assessed value for residential and two and one half percent of equalized assessed value for non-

residential development. 

 

Phased Implementation Program 

To meet the third round new construction obligation of sixty (60) units by the end of 2018, 

Knowlton Township proposes a phased implementation program.  The ten-year period between 

2008 and 2018 will be divided into five phases of two years each, as given below: 
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Knowlton Township Implementation Schedule for Growth Share Obligation 
 Housing Period Number of Units 

Phase 1 2008-2010 6 units 
Phase 2 2010-2012 6 units 
Phase 3 2012-2014 6 Units 
Phase 4 2014-2016 12 Units 
Phase 5 2016-2018 14 Units 

 

Phase 1- December 31, 2008- December 31, 2010 

• Accessory apartments  

• Market to Affordable Rental Program 

• Gut Rehabilitation Program 

• Rental Assistance Program 

 

Phase 2- December 31, 2010- December 31, 2012 

• Accessory apartments  

• Market to Affordable Rental Program 

• Gut Rehabilitation Program 

• Rental Assistance Program 

 

Phase 3- December 31, 2012- December 31, 2014 

• Accessory apartments  

• Market to Affordable Rental Program 

• Gut Rehabilitation Program 

• Rental Assistance Program 

• Extension of Expiring Controls: 428 Route 94 and 60 Knowlton Road 

 

Phase 4- December 31, 2014- December 31, 2016 

• Accessory apartments  

• Market to Affordable Rental Program 

• Gut Rehabilitation Program 

• Rental Assistance Program 

• ARC Group Home 1  
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Phase 5- December 31, 2016- December 31, 2018 

• Accessory apartments  

• Market to Affordable Rental Program 

• Gut Rehabilitation Program 

• Rental Assistance Program 

• ARC Group Home 2  
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